
The Egyptian Halls 1991 LBRN Statutory Works Apportionment Explanation & Summary

THE FAÇADE
Defined as being of stunning architectural beauty and 
cultural importance its demise since 1980 has been as 
inexorable as it was preventable. It’s now in precarious 
state with significant stone decay and friability issues 
evident across the whole of this precious architectural 
treasure. If the cast iron frame is removed the façade 
cannot then self-support, which is another fundamental 
worry to reconcile.

THE ROOF
Requires to be replaced entirely given the deleterious 
effects of unchecked water ingress from 1980 to circa 2005 
when remedial works mitigated further deterioration but 
by then irretrievable damage had been caused.

SCAFFOLDING PROTECTIVE 
PLATFORM
Dec 2019 there was a Scaffolding 
Upgrade and Installation of 
Protective Platform on Top Deck to 
Mitigate Effects of Potential Parapet 
Movement and Improve Public 
Safety completed 12th Dec 2019.

THE REAR WALL
Requires to be replaced entirely and 
was approved to be so by both GCC 
and HS as part of the 2012 approved 
planning application. In the decade 
since it has not self-healed and in 
fact has deteriorated further.

THE INTERNAL WALLS
The plaster work across all 
the Upper Floors has long 
deteriorated, which is not 
surprising given 42 years 
unchecked deterioration. All 
utilities have of course been been 
stripped out 30 years ago.

THE EXTERIOR WINDOWS
These need replaced entirely for 
the façade. And given the Rear 
Wall requires to be replaced all 
windows will also be replaced.

THE INTERNAL FLOORS
The floors are circa 33% of the 
required commercial strength 
and cannot be used/walked upon 
safely. There are various options 
open from façade retention to 
very expensive and complex 
floor bypass/cellularisation, the 
latter which retains the cast iron 
frame but it’s use would then be 
redundant.

THE SCAFFOLDING
The scaffolding prevents falling 
stonework from the facade 
causing a risk to the health and 
safety of the public whilst it also 
shields the façade from wind 
loading, further weathering 
effects and will provide access 
for future maintenance works as 
part of any future redevelopment 
proposals.

THE PARAPET
The scans and intrusive 
investigations have confirmed 
that there are no metal tie rods 
restraining the parapet back to the 
roof structure. Therefore the massive 
dead weight Parapet is balanced atop 
the structurally weak façade and is 
not tied to the floors or structure 
and is therefore only supported by 
the interrelated structural elements, 
which are becoming weaker as time 
passes and deterioration increases.

The 1991 LISTED BUILDING REPAIR NOTICE (LBRN) served by GCC on the then Ground Floor and Upper Floors owners details a range of relevant works that must be 
implemented in its entirety, and to the “satisfaction of the Director of Planning (see overleaf), before said Notice can be lifted. For  a perspective on what this entails see the 
‘LBRN discharge scale and scope’ overleaf. TMP is advised  the liabilities for these costs are to be apportioned via the registered 2017 Deed of Conditions, given the 1991 LBRN 
cannot be varied or amended once served on the various owners. In Jan 2018, the entire Upper Floors were ZERO rated by GCC NDR due to being completely uninhabitable due 
to all services, utilities, basic fittings and fit out being completely destroyed, therefore as per the 2017 Deed of Conditions the four ground floor units Rateable Values when 
combined and are grossed up become 100% liable.

The 1991 LBRN (legally non variable) states 
Renew defective roof and floor timbers, re-
slate roof, replace gutters, downpipes and 
flashings where necessary, eliminate any 
dry rot, wet rot or dampness in the building, 
reinstate plasterwork, repair and replace all 
stonework where necessary make all windows 
and other openings wind and watertight; 
repair or otherwise stabalise all elements of 
the supporting structure where necessary; 
leave in a wind and watertight condition; all 
works urgently necessary for the preservation 
of a listed building and to be carried out to 
the satisfaction of the Director of Planning. 
In addition GCC’s legally binding 2008 
Conservation Burden specified The Morrison 
Partnership to supervise and discharge all 
relevant works related to the 1991 LBRN.

Succinct Structural Summary

SUMMARY - There are major causal Public 
Safety issues 

l	The floors are circa 33% of the required 	
	 commercial strength and cannot be 		
	 used/	walked upon safely.
l	The massive dead weight Parapet is 		
	 balanced atop the structurally weak 		
	 façade and is not tied to the floors or 		
	 structure.
l	Therefore Nov 2019 a protective Crash 	
	 Deck was designed and constructed as 
	 a safety feature should the parapet move 	
	 forward onto the scaffold. (See attached)
l	The roof requires to be replaced
l	The Rear Wall requires to be replaced
l	Prior to the completion of the required 	
	 permanent works, the scaffolding 		
	 should remain in place along Union 		
	 Street to provide a suitable protection 	
	 deck to prevent any large parapet stones 	
	 falling and posing a risk to the public.

Is the Egyptian Halls a 
Dangerous Building?

Clarification required!
Given the Egyptian Halls has identified 
Public Safety Issues? Is it becoming a 

Dangerous Building or is it if the Scaffolding 
was to be removed before the 1991 LBRN 

was discharged effectively requires 
detailed assessment. (Click to view)

“The building is now in an unsafe condition and 
structurally unpredictable, which has primarily been 
caused by the deterioration of the roof and upper 
floors from continued water ingress over a prolonged 
period and the fundamental lack of robustness in the 
structure, with the potential for a trigger event to 
cause a structural failure which could have serious 
consequences, with the risk to public safety and damage 
to surrounding buildings. Key decisions now need 
to be made. While these decisions may be a difficult 
compromise for some parties, it is no longer possible to 
leave the building in its current condition.”
                                                               WRD Dec 2019

GROUND FLOOR PROPERTIES COMBINED LIABLE FOR ALL REPAIR COSTS TO THE ENTIRE 
UPPER FLOORS AS PER 2008 CONSERVATION BURDEN/ 2017 DEED OF CONDITIONS.

GROUND FLOOR PROPERTIES LIABLE FOR THE SPECIFIC REPAIR COSTS PER INDIVIDUAL 
PROPERTY AS PER 2008 CONSERVATION BURDEN/2017 DEED OF CONDITIONS.

www.egyptianhalls.co.uk/
StructuralMovie.html

https://www.egyptianhalls.co.uk/StructuralMovie.html

